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The Fayetteville Street-University Land Use Update articulatesvasion for future land use
policyand regulationthat will guide growth in a way that is consistent with the character of the
Fayetteville Street Historic District, sensitive to surrounding neighborhoadd businsses

and mindful to the need for North Carolina Central University (NCCU) to improve campus
facilities.

The Durham Comprehensive PJan Policy 2.3.6¢ Land Use Updatesnstructs the Durham
City-# T OT OU 01 ATTEIT ¢ $APAOOI AT O OI AiTTAOAO A
Carolina Central Universit§y In support of this policy the Joint CityCounty Planning
Committee (JCCPCYirected the Planning Department to begiwork on the Fayetteville
Street-University Land Use Updatie 2008 This Laml Use Update is a result of thptocess;
however, it also takes into consideratiomumerous planning efforts undertaken by the
Durham CityCounty Planning Departmenteighborhood groupsNCCUAT A $ OOEAI 6 O [/ ¢/
of Economic and Workforce Development (OEWiDj)ecent years

, Al

e The Fayetteville Street HistorRereservatiorPlan, adopted bythe Durham City Council
in December2000;

e 4EA &AUAOOAOEI I A FBhakdvile(straet PRomfdiedin 2004 0P 6 Oh
e . ##508 0O ABOB Mas@rfan Update

e $O0EAI | Parheked Neighborhood Commercial Areas Streetscape Project
featuring a2-mile stretch of Fayetteville Street. Initial designs warempletedin 2009,
but to date construction fundindpnasnot been allocated;

e The Stokesdale National Register Historic District, listed on the National Register of
Historic Places in December 2010

While these plans identifyissues closely associated with land ysecludinginfrastructure,

urban design historic preservationand economic developmenthe focus of this Land Use
Update is to encourage land use policy and zoning regulations that arapatible with the
historic character of Fayetteville Street anthe surrounding neighborhoodswhile still

accommodatingimprovements tothe NCCU campuand local business developmers staff
met and worked with the public, a number okey themes emergedthat inform the

implementationrecommendations found in this planThese are described below.

l|Page
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A. FAYETTEVILLE STREHISTORIC DISTRICT

Designated as a local historic district by the Durham City Council in 2000, the Fayetteville
Street Historic District issignificant to the City asan AfricarAmerican residential
neighborhood and aenter for business, entrepreneurshipnd educationin the early20th
Century. To date, itis the onlyhistorically African-Americanlocally designatedistoric district
in Durham.Located southeast of Downtowrthe districtextendson either side of Fayetteville
Streetfrom UmsteadStreeton the north toNelson Streeton the south(see Figurel). Today,
the district is predominantly singl&amily residentialhomesin building type and is areclectic
mix of architecturaldesigrs. Toward he northern end of the districthere is a stretch of
historic commercial buildings generallyone storyin height.In recent decadesncroachment
of newer buildings primarily used as officesias taken placeln addition, many othe single-
family homes have been converted into mefléimily uses.

Figure 1. Fayetteville Street Local Historic District

fEﬁ /Eﬁmm L:‘QHLUMSTEADT The Fayetteville Street Historic

Preservation Plgn adopted by the
Durham City Council in December
2000, is the guiding policy document
for preservation of thehistoric and
visual integrity of the building stock
within the Fayetteville Street Historic
District. However, in many instances,
current zoning districts and adopted
future land use designations clash with
that goal For instance, historically
protected residential properties are
frequently identified on the Future
Land Use Map for commercial or office
uses. This conflict creates potential
incentives to alter thee historic
buildings, contrary to the intent of the
historic district. ThisLand UseUpdate
identifies incongruities and proposes
changes to the Future Land Use Map
and zoning with respect to historic

integrity.
Sl Ry
Sl GE =
[\.\?}“ TT‘I‘Rf — NELSON
s = Ny
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B. FUTURE LAND USE ANZONING

$ O OE AFutdr® Land Use Mapa vsual reflection of adopted Cit€ounty policies,was
created in 2005 when theDurham Comprehensive Plawas adopted. At that time, many
properties on either side of Fayetteville Street were identified padential sites for future
commercial or officedevelopment and intensified density was envisioned for resideht
neighborhoods along and surrounding Fayetteville StreetZoning designations, adopted
decades beforedo not necessarilyeflect the Future Land Use MapEA AT i 1 OT EQUG O
for their neighborhood or policies outlined in other Cigdopted plans such as tHeayetteville
Street HistoricPreservation PlanRecognizing the rift between community expectations,
historic preservation goals, future land use policy, and current zoning, a policy wast@tihén
Durham Comprehensive Pl@wolicy 2.3.6cLand Use Plan Updatesjentioned above}o bring
these issues into alignment.

Many attendees of public meetings for this projeekpresseda desirefor the area to remain
predominantly singlefamily homesand to limit development intensityThisLand UseUpdate
proposes changes to the future land use and zoning designations that are coagruentwith

community expectations.

Ch NORTH CAROLINA CENAR UNIVERSITYAMPUS

The State has mandated thaiCCU
increase student enrolimentfrom
approximately 8,500 to 13,500 North Carolina Central University
students ty 2017 In order to 2007 Campus Master Plan Update %
accommodateincreased enrollment A i i
NCCU adopted aCampus Master '
Plan Updatein 2007 This Master
Plan anticipates  significant
construction projectson the existing
campus footprint, but also
necessitates expanding into
adjoining neighborhoods.The City
of Durham does not havea legal
right to regulate the purchase of
land by NCCUHowever, the City
does have authority to regulateew
structures as well asadditions and
rehabilitations through its zoning authority. This planrecommends modificationsto the

Unified Development Ordinance (UDO) thaill help addresO EA 51 EOAOOEOUS6 O COIl
protecting the surroundingheighborhood.

NCCU2007Campus Master Plan

Returning the Campus to the Students

DRAFT - JANUARY 11, 2008

3|Page



Fayetteville StreetUniversity Land Use UpdateSeptember 19, 2011

D. NORTH CAROLINA COLE REDEVELOPMENT PNA

The North  Carolina Figure2: 1964 North Carolina College Redevelopment Plan Boundar
College Redevelopment : : ~E &y
Plan (NCCRP) was [+ I : e

adopted by the Durham :
City Council in February
1964 and comprises the
area generally suth of

. # # Tdnmpusbetween

Alston  Avenue and

P

Roxboro  Street (see = AR T
Figure 2). Unlike many ] , 'ELL""”T‘
of the Redevelopment SISH ‘;.» |Eiiiﬂ

Plans from this erathe
NCCRP doesot include
a sunset clause which
would have causedit to
expire decades ago. As a
result, the NCCRRs still
in effect, despite the fact
many of the provisions
are out of date and no
longer relevant. This
Land Use Update
examines options for
terminating theNCCRP

. PLANNING PROCESS

The Fayetteville Street-University Land Use Update was placed on the Durham-Caunty

01T ATTET C $ADPAOOI Hehimdidgin2001 ReekminBrgbhoggtpAnd work by staff

began in the summer of 2007 withpdaysicalsurvey of theareaand initialoutreachefforts to
stakeholders The first public meeting was held in February 2008 in order to introduce the
planning project to the residents This meeting coincided with puBli T OOOAAAE &I O
Campus Master Plddpdate and urfortunately, the timing d these distinct yet related efforts

caused a great amount of confusiomfrollowing the meeting, planning staff put further efforts

to developthe FayettevilleStreet-University Land Use Updaten holduntil NCCUcompleted

its approval process for its Camp Master PlatUpdate.

4|Page
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In 2009, planning staff revisited the FayettevillStreet- Members of the community work
University Land Use Update and formemh outreach toward avision for future land usest
committee improve communication with community the November 209 workshop
members in surrounding neighborhood3his committee
was instrumental in laying out theublic involvement
process, identifying issuesof importance to the
neighborhood and communicating with key stakeholders
in prepaation for a public introductory meeting held in
June 2009 A subsequent public workshgpheld in
November 2009 provided an opportunity for residents
and stakeholders to actively participate ioreating a
vision of the area. Participants worked in smathgps to
illustrate their vision and present theiindings to all who
attended. The results of this workshomformed many of
the recommendationdound in this Land Use Update.

The results of the November 2009 workshop were
presented to the public at an open house in March 201(
where further feedbackwas obtainedfrom attendees
regarding details for the proposed land use pattern fo
the area. At the same time,there was opportaity to
comment on the potentiakreationa newzoning district
for the NCCU campusind the possibility ofterminating
the 1964 North Carolina Céége Redevelopment PlamA
follow-up public open house was held in May 2@é&eek
additional community inputandto further refineland use
and zoninggecommendations

A preliminary draft of this plan was released for publig
review and input in early February 2011. To ensure th
the public had adequate opportunity to review the plan,
the following steps wer¢aken:

e Copies were distributed tahe Main and Stanford L
Warrenlibrary branchesas well as the Student Union 3§
of North Carolina Central University; !

e An electronic copy was available on the Durham City P
#1 0T OU o1 ATTEITC S$APAOOI I & =
option to provide input via emailand ~

¢ An open house was held on February 24112@&t the
Hayti Heritage Center so that citizens could provide#
input on the draft plan with staff

5|Page
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Information about the draft plan was disseminated via email, through tieéworks of the
Outreach Committee members, a press release through the City of Durham public affairs
office, as well as notification on DTV8Subsequent to the public input in the spring of 2011,
Planning Department staff completed a second draftd presentedit to the Durham City
County Planning Commission.The Planning Commission recommended approval on a
unanimous 120 vote at its June 14, 2011 meetinghe Gty Council adopted the Fayetteville
Street-University Land Use Update on September 19, 2011.

A. BACKGROUND

Duringthe late 19th and early 20th centuriesany AfricanrAmericansmoved to Durham to

work in the tobacco and related industries. AfrieAmerican entrepreneurs purchased land in

the vicinity of Fayetteville, Umstead, and Pettigrew Streets, establishintivaly business
center. John Merrick, Dr. AardWl. Moore, Charles C. Spaulding, Dr. Stanford L. Warren, Dr.
James E. Shepard and other community leaders established the North Carolina Mutual
Insurance Company, the Mechanics and Farmers Bank, and other businesses and financial
institutions that providedinvestmentcapital for AfricanrAmericans.Prior to 1950, more than

100 businesses and over 600 homes could be found in close proximity to the intersection of
Fayetteville and Pettigrew Streets. This ateahich became known as Haysierved as the de

facto central business district for the community.

Major institutions, such as Lincoln Hospit8tanfordL. Warren Library, North Carolina Central
University and large churches, such as White Rock, St. Joseph and Mt. Zion, were all
established along Fayettéle Street in the late 19th and early 20th centuriézyetteville

Street had become the mairnreet of the Hayti Community.Around the hospital and college

AAGAT T PAA OTT A T &£ 31 OO0E #A1 OOAI $OOEAI G660 11 OA
for the growing middle and uppemiddle economic class. Many of the homes had latest
architectural featuresof the time, similar to those in other Durham neighborhoods. Growth
continued to move south along Fayetteville Street during the early 20th centuryw Ne
subdivisions such as Emorywood Estates and areas around the former Southern High School
were developed.

Older development in Hayti and adjacent neighborhoods began to physically deteriorate
rapidly by 1950. Much of the housing became emeawded and vas considered substandard.
Streets became congested and obsolete for handling increased traffic as more families were
able to afford automobiles. Existing lots were not capable of supporting new development, so
little in-fill development occurred. Thipattern of declineled to governmentattempts to
revitalize the area.

The North Carolina General Assembly enacted legislation pertaining to urban renewal in the
1950s, and in 1957 the City of DurhBRmanningDepartment commissioned a plan by graduate

6|Page
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students at the University of North Carolirta redevelopa 200Gacre areahat includedHauyti.
In 1958, the Durham Redevelopment Commissioas establishedo oversee redevelopment
efforts.

The Citybeganredevelopment activities in the area around Fayette/BStreet in 1959. These
activities, costing tens of millions of dollars of public investmdratgd an evenlarger impact on

the people andphysical character of the aregFunds were spent for the complete demolition

of neighborhoods and business areadiet relocation of hundreds of households, the
construction of new public infrastructure and housing, and the financing of new commercial
development. Five major redevelopment projects were undertaken over a period of thirty
years, tiree ofwhichwere part of the HaytElizabeth Street General Renewal Area, a vast area
on the eastern and southern fringes of Downtowargeted for complete renewalThese
projects included NCR7,NCR54 and NCRB8 (see Figure)3NCR41 and the St. Theresa
Redevelopnent Plan of 1981

Figure 3: Durham Central Area Urban Renewal Projects, 1978

DURMAM GENTRAL AREA

Project 2: N.C. RL7; Project 3: N.C. 34; Project 4: N.C. 88
#1 OOOAOU 1T £#2 OEA $OOEAI #1 010U , EAOAOC
NCR17, adoptedin 1962, razed several blocks of housing and businesses between Old
Fayetteville Street and Grant Street, leaving only the St. Joseph AME Church. The Fayetteville

Street Public Housing Community waslilt in the demolished area The westerncommercial
portion of the projectwas later added to NGRB4 for completion.

NCR41, or the North Carolina College Project, waspigd by City Council in 1968lighted
portions of the neighborhood south of the college were removed and a new layout for the land,
infrastructure, and sites for Shepard Middle School and the expansion of NCCU were provided.

7|Page
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Improvements to major thoroughfares, like N& and Fayetteville Street, were also made.
NCR41 had no sunset provision and is therefore considered an active redenetdplan.

The largest of the three urban renewal projectNCR54 was adopted in 1969The Plan

included land bounded by Pettigrew Street, Old Fayetteville Street, Uradt&treet, and

Roxboro StreetOf all the urban renewal projects in the City, N6Rhad the most debilitating
DEUOEAAI Ei DAAO -Américad omauhity,cc@npleteiiEnfollshing the Hayti

Business Distric and approximately 600 homes.Twenty years passed devoid of
redevelopnent in the area, greatly upsetting those who had been displaced, as well as the
AfricanrAmerican community as a whole. This reaction led to a new effort to complete the
AOAABO OAAAOGAT T PIi AT O xEOE COAAOAO AiTii1 01 EOLU
participation in development activities.

Much of the old Hayti Community was razed to make way for the Durham Freeway (NC
Highway 147) ding the late 1960s and 1970@%ccording to Jean Bradley Anderson in her book
Durham County, A History of Durham County, N&@#molina 4,057 households and 502
businesses were displaced by condemnation of properties and construction of the freeway.
Neighborhood cohesion was not reestablished and many of the businesses were unable to re
open in other locations.

NCR88 began inl973.The poject was an urban renewal total clearance project and the land

lay vacant for many years. In 1980, the Durham Housing Authority built Forest Hills Heights, a
5501 EO A1 AAOI U ET OOET ¢ AAOGAT T Pi AT Oh thlanwasEA AOA
amended in 1984 to promote better use of the remaining vacant land. All of the land has been

sold and developed with office and commercial uses.

The Hayti Development Corporation (HDC), a commusiigsed development organization,

was formed inL981 with the express purpose of promoting eeélopment in the NCF4 area.

The redevelopment plan was amended and several studies were made by consultants to help
determine the nature of new residentiahd commercial redevelopmentiDC won a contract

with the City to be the principal agentfor marA OET ¢ OEA A Qlelefofis ot HDE AT O |
and the City resulted in the development of two new shopping centers and hrhgd and

built housing unitsThese projects involved $6 million of public furetsd $5million of private
investment. The developments generated from these efforts include Heritage Square
Shopping Center, Phoenix Square Shopping Center, the Foxgate housing development and the
Rolling Hills residential community.

The St. Theresa Redevelopment Plan was prepared in 1981 and carried out under the
Community Development Block Gramgrogram (CBDG). It was also a mixel@arance and
neighborhood revitalization program that involved $4 million of public funds for
redevelopment actions, street and sidewalk improvementsousing rehabilitation, and $4
million in private investment. All of the land that was bought addaredwas resold and
redeveloped. A total of 180 housing units were rehabilitated and 120 new units wate b

8|Page
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B. EXISTING LAND USE FAERN

The FayettevilleStreet Historic Districtand Figure4: Existing Land Uses April 2011
the neighborhoodsto the north and west of
NCCU are predominately smallot single
family residentialneighborhoods developed
along a traditional street grid pattern.
Institutional usesare also presentand are
not limited to the NCCU campus Other
institutional uses throughout the study area
include the historic Stanford L. Warren
Librarywhich anchorghe historic district on
the northern end,the Lincoln Community
Health Centey and the W. D. Hill
Community Center. Other important
institutional uses are just outside thHastoric
district, in particular the C.C. Spaulding
Elementary Schoolocated tothe west and
the W. G. Pearson Middle School to the
north. A  number of commercial
establishments are scattered throughout the
district as well, primarily with frontage along
Fayetteville Street close to the northern
border of the historic district Figure 4
represents existing land uses within the area
as ofJanuary 2011 This Land Use Update
attempts to carefully integrate a mix of uses
into the district, while still respecing the
historic fabric of the historic district and
surrounding neighborhoods

C. FUTURE LAND USE AND
ZONING PATTERS

The currently adopted Future Land Use Map depicts a patterdand useslifferent from the
existing and historic land use patternThis patternrmay not be appropriate for a local historic
district, andwhat the community has identified through the planning process as their desired
land use pattern Figures5 and 6 show the currently adoptedfuture land use and zoning
designaions for this arearespectively According to the adopted Future Land Use Map,
commercial uses would become much more prevalent in the northern portion ohisteric
district and office uses would act as a transition between the commercial areaVadium
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